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as sites become more valuable, owners are apt to tear down
the old structures and to erect more expensive, and therefore
more lucrative, buildings. Even in the crowded business
centres it is now becoming the custom to erect vast buildings
whose value considerably exceeds that of the ground on which
they stand.

Finally, remembering the qualifications laid down above, it
may be said that, while the real estate tax falls on the owner
in case of a stationary or a declining population, a consider-
able portion of the tax is shifted to the tenant, in normally
prosperous town or city districts, under the present adminis-
tration of our property tax. When we reflect that in the
city of New York over three-quarters of the population live
in tenement houses, we are thus forced to the conclusion that
in the great cities a great share of American local taxation is
to-day borne by those least able to pay. The greater the
extent, however, to which the existing real property tax is
being generalized or supplemented by other taxes designed
to reach the real ability of the taxpayer, the less probable
will be the original shifting of the tax to the occupier. The
reforms in the general conditions of American local and
state taxation will thus indirectly affect many classes who at
present think that they have nothing either to gain or to lose
by the process. The question as to how far these may again
be able to shift the tax on others is a part of the larger ques-
tion of the taxation of property, profits and wages, and will
be discussed later,

4.  A  Tax on the Occitpier

We take up finally the question of the incidence of a tax
assessed upon the occupier according to the rent he pays.
This is the system of the English local "rate." Here again
we must distinguish between the ground rent and the build-
ing rent.

Let us discuss first that portion of the tax which is theo-
retically levied on the land. In accordance with the general